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SAN  FRANCISCO 

RESOOJTIOM  NO.  7493 

WHEREAS,  In  recognition  of  the  growing  need  to  consider  the  adequacy  of 
residential  zoning  in  San  Francisco,  and  to  make  zoning  mere  suitable  to  present- 
day  concerns  and  e:q?ectations  of  the  people  of  the  City,  on  August  2,  1973  the 
City  Planning  Commission  authorized  a  comprehensive  study  of  residential  zoning 
throughout  the  City;  and 

WHEREAS,  In  response  to  widespread  concerns  of  residents  as  to  what  might 
occur  in  neighborhoods  during  the  time  that  the  study  was  taking  place,  interim 
residential  zoning  controls  were  adopted  as  a  kind  of  holding  action;  and 

WHEREAS,  Said  interim  controls  were  adopted  for  a  period  which  lapses  on 
July  1,  1976  with  the  expectation  by  the  Ecard  of  Supervisors  that  final  revisions 
in  zoning  districts  and  standards  would  be  proposed  by  the  Department  of  City 
Planning  by  that  time,  and  that  these  revisions  could  serve  as  new  interim  controls 
during  the  hearing  process  that  must  take  place  prior  to  final  adoption?  and 

WHEREAS,  Hie  Residential  Zoning  Study,  commenced  in  July  1974,  has 
included  Kivolving  neighborhood  and  other  interest  groups  in  the  study,  reviewing 
and  analyzing  residential  zoning  issues  and  concerns  as  seen  by  both  residents  and 
Department  staff  (Neighborhood  Issues  Papers,  I-lay  1975),  preparing  citywide 
residential  zoning  policies  (memorandum  to  City  Planning  Commission,  March  6, 
1975) ,  analyzing  other  contemporary  zoning  ordinances  for  concepts  and  techniques 
adaptable  to  residential  development  in  San  Francisco,  collecting  background  data 
necessary  for  drafting  of  standards,  districts  and  mapping  proposals,  and  outlining 
types  of  districts  and  controls  to  be  considered  during  the  study  (memorandum  to 
City  Planning  Commission,  August  21,  1975  and  November  20,  1975,  and  memorandum  to 
Director  of  Planning,  February  2,  1976);  and 

WHEREAS,  On  May  20,  1976  the  Department  of  City  Planning  submitted  to  the 
City  Planning  .Commission  detailed  zoning  maps  and  standards  for  reclassifying  all 
of  the  residential  areas  of  the  city  based  on  the  outline  of  zoning  districts  and 
standards  submitted  to  the  Planning  Commission  in  November  1975;  and 

WHEREAS,  The  Planning  Commission  received  public  testimony  both  in  favor 
of,  and  in  opposition  to,  the  general  nature  of  the  proposed  maps  and  standards; 
and 


WHEREAS,  Enactment  of  permanent  standards  and  controls  for  new  residential 
zoning  regulations  on  a  citywide  basis  can  only  occur  after  a  lengthy  period  of 
public  hearings  before  the  City  Planning  Commission;  and 

WHEREAS,  In  the  interim  the  Commission  believes  there  is  a  need  for 
controls  that  will  protect  the  residential  areas  of  the  city  from  adverse  construc- 
tion during  the  hearing  process,  particularly  after  the  present  Interim  Residential 
Zoning  Controls  under  Section  160  through  165  of  the  City  Planning  Code  lapse  on 
July  1,  1976; 
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THEREFORE  BE  IT  RESOLVED,  That  the  City  Planning  Commission  dees  hereby 
declare  its  intention  to  reclassify  property  throughout  the  City  and  County  of 
San  Francisco  and  airend  the  text  and  maps  of  the  City  Planning  Code  as  proposed 
on  the  maps  titled  "Proposed  residential  Zoning  Districts",  Sheets  1  through  13 
dated  Play  20,  1976,  with  modifications  indicated  as  neighborhood  proposed  zoning 
items  3,  11  and  12  on  the  map  titled  "Alternate  Zoning  Proposals",  Sheet  5  and  item 
1  on  the  map  titled  "Alternate  Zoning  Proposals",  Sheet  7  and  with  the  modification 
of  Lots  22,  23,  24,  32,  35  through  45  and  59  in  Assessor's  Block  1275  to  an  RH-2 
district;  the  memorandum  titled  "Residential  Zoning  Study:    Proposed  Zoning  Flaps 
and  District  Standards"  dated  May  20,  1976;  the  use  table  titled  "Permitted 
Residential  Uses"  dated  May  20,  1976  with  the  modifications  to  add  a  hotel  as  a 
"C"  use  in  an  RH-2  district  and  to  delete  a  trailer  camp  as  a  "C"  use  in  all  RH 
districts;  the  use  table  titled  "Non-Residential  Uses  Permitted  in  Residential 
Districts"  dated  May  20,  1976;  {the  15  documents  titled  Zoning  Regulations  for 


SEE 

NOT! 

MI- 2,  R-C-4  and  PR  districts  dated  May  20,  1976;  [the  document  titled  "Building  BEL( 


Proposed  RH-l(D),  RH-1,  RH-2,  RH-3,  RM-1,  RM-2,  RM-3,  RIi-4,  RA-1,  RA-2,  RA-4,  R-C-l, 


Length  Averaging,  Typical  Situations"  Sheets  1  through  5  dated  May  20,  1976;  and 
the  document  titled  "T.  ble  A,  Maxiii'ium  Percent  of  Features  Credited  to  Useable 
Open  Space  Requirements",  dated  May  20,  1976,  all  as  submitted  to  the  City 
Planning  Commission  by  the  Department  of  City  Planning  on  May  20,  1976; 

AND  BE  IT  FURTHER  RESOLVED,  That  this  declaration  of  intention  and  the 
controls  and  procedures  hereunder  shall  remain  in  effect,  unless  modified  by 
further  resolution  of  this  Commission,  until  the  effective  date  of  permanent  new 
zoning  maps  and  controls  enacted  by  the  Board  of  Supervisors; 

AND  BE  IT  FURTHER  RESOLVED,  That  the  Zoning  Administrator  is  hereby 
directed  to  set  a  time  and  place  for  hearing  these  proposed  citywide  residential 
zoning  maps  and  controls,  which  time  shall  be  within  a  reasonable  period  after  the 
date  of  this  resolution  allowing  for  study  and  refinement  of  the  maps  and  controls 
specified  in  this  resolution. 

I  hereby  certify  that  the  foregoing  resolution  was  adopted  by  the  City 
Planning  Commission  at  its  regular  meeting  of  May  20,  1975. 


Lynn  E.  Pio 
Secretary 


AYES:  Commissioners  Bierman,  Finn,  Lau,  Rosenblatt,  Starbuck, 

NOES:  Commissioner  Dearman. 

ABSENT;  Commissioner  Mellon. 

PASSED:  May  20,  1976 


NOTE:     On  June  2k ,  1976,  the  City  Planning  Commission  adopted  Resolution  No.  7515,  which 
modified  the  15  Zoning  Regulations  documents  referred  to  in  Resolution  No.  7^99-    The  ef- 
fect of  the  action  on  June  2h  was  to  delete  all  written  material  on  each  document  except 
the  "Objective/Purpose"  and  "Building  Scale  and  Character"  of  each  sheet.     These  15  Zon- 
ing Regulations  documents  appearing  in  this  compilation  have  been  corrected  as  per  Resolu 
tion  No.  7515- 
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MEMORANDUM 


MAY  20,   19 76 /AS  AMENDED 

MARCH  31,  1977 

TO:         City  Planning  Commission 

FROM:      Edward  I.  Murphy,  Acting  Director  of  Planning 

RE:  Residential  Zoning  Study:  Proposed  Zoning  Maps  and  District  Standards 

PURPOSE  OF  THIS  REPORT 

This  report  is  to  submit  for  wide-spread  public  review  and  comment  detailed 
lot-by-lot  zoning  reclassification  maps  and  standards  found  by  the  staff  to  be 
most  appropriate  for  consideration  for  the  residential  areas  of  San  Francisco. 

-Additionally,  this  submission,  by  giving  the  Commission  an  option  to 
initiate  all  or  part  of  the  proposed  reclassification  and  related  controls,  provides 
a  means  to  continue  and  expand  the  protection  afforded  most  residential  neighbor- 
hood since  1974  by  the  interim  residential  controls.    Without  such  an  initiation 
this  protection  might  be  lost  as  the  applicability  of  the  interim  residential 
controls  ends  on  July  I,  1976.     The  new  interim  controls  that  result  from  such  a 
reclassification  initiation  would  be  applicable  while  public  review  and  hearings 
are  in  process. 


At  least  four  general  meetings  in  residential  neighborhoods  are  being 
scheduled  by  the  Department  to  review  with,  and  receive  comments  from,  members 
of  the  public.     These  meetings,  to  be  held  during  June,  July  and  August,  would  be 
attended  by  members  of  the  City  Planning  Commission. 

During  this  same  time  period  the  Department  will  also  submit  detailed 
proposals,  not  contained  in  this  report,  concerning  the  future  of  non-conforming 
uses  in  residential  districts;  treatment  of  accessory  uses,  including  home 
occupations;  procedures  for  administering  and  enforcing  the  zoning  regulations; 
and  reduction  of  the  permitted  building  height  in  residential  areas  of  the  city 
presently  subject  to  height  limits  exceeding  40  feet  under  the  comprehensive 
height  and  bulk  controls.    The  inclusion  of  a  study  on  this  latter  matter  as  part 
of  the  Residential  Zoning  Study  was  requested  by  the  Board  of  Supervisors  in 
a  resolution  dated  March  6,  1976. 

The  Department  believes  that  appropriately  revised  and  expanded  zoning  maps 
and  controls  then  can  be  considered  by  the  full  City  Planning  Commission  inf formal, 
duly  advertised  public  hearings  commencing  in  October.     The  Department  hopes  fchatT 
these  hearings  can  be  considered  in  time  to  allow  the  Planning  Commission  to 
transmit  its  recommendations  for  new  residential  zoning  controls  to  the  Board  of 
Supervisors  by  the  end  of  1976.    After  that  transmittal  the  Board  will  hold  public 
hearings  on  the  Commission  proposals. 
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INTRODUCTION 

Following  closely  the  guidelines  established  in  previous  Residential  Zoning 
Study  reports  to  the  City  Planning  Commission  the  proposed  zoning  maps  and  standards 
seek  to  balance  preservation  and  change.     One  of  the  basic  objectives  is  to 
protect  the  character  of  existing  residential  neighborhoods,  and  encourage 
retention  of  sound  housing. 

However,  preservation  cannot  be  the  sole  objective  of  zoning  controls.  An 
adequate  stock  of  suitable  housing  for  the  residents  of  San  Francisco  requries  a 
balance  that  combines  new  construction  efforts  with  maintenance  and  rehabilitation. 
Although  opportunities,  for  residential  construction  may  exist  in  areas  containing 
underutilized  industrial  and  commercial  land,  the  needs  of  residents  also  will 
require  construction  of  new  units  in  existing  residential  areas. 

To  meet  the  objectives  of  neighborhood  protection  while  allowing  for  appropri- 
ate addition  of  dwelling  units,  the  proposed  zoning  controls  so  the  following: 

o  relate  new  development  to  the  existing  development  pattern. more  closely 
than  present  controls: 

o  allow  additional  dwelling  units  without  encouraging  demolition  of 
existing  sound  dwellings; 

o  permit  renovation  of  existing  dwelling  units  to  meet  contemporary  urban 
living  needs;  and 

o  where  appropriate,  allow  addition  of  dwelling  units  within  existing 
buildings. 

The  proposed  controls  are  set  forth  in  this  report  in  the  following 
sequence: 

A.  Residential  zoning  districts,  including  both  written  descriptions 
and  detailed,  lot-by-lot  maps  indicating  where  these  districts  are 
proposed. 

B.  President ial  density:  the  maximum  number  of  dwelling  units  permitted 
per  lot,  and  minimum  lot  size. 

C.  Non-residential  uses  in  Residential  Districts. 

D.  Building  form,  open  space,  and  amenities. 

E.  Off-street  parking. 
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A.  RESIDENTIAL  ZONING  DISTRICTS 


Type  of  districts 

Although  San  Francisco's  residential  neighborhoods  are  diverse,  they  can  be 
grouped  into  four  general  categories  based  upon  building  form  and  use  characteris- 
tics.    These  categories  of  neighborhoods  suggest  the  four  types  of  zoning  districts 
that  are  proposed  in  this  report. 

1)  HOUSE  CHARACTER  -  RH 

These  are  neighborhoods  in  V7hich  the  predominant  character  of  development  is 
that  typical  of,  and  identified  as,  a  house,  i.e.,  a  small-scale  building  that 
serves  as  living  quarters  for  one  or  a  few  households. 

This  category  of  residential  area  is  particularly  suitable  for  families  with 
children,  v/ho  may  desire  large  dwelling  units,  relatively  large  amounts  of 
private  outdoor  space,  and  proximity  to  other  families  with  children.    This  type 
of  area,  particularly  where  buildings  have  two  or  more  units,  also  provides 
housing  for  other  household  types  such  as  elderly  couples,  young  couples  without 
children  and  single  individuals,  who  may  prefer  a  family-oriented,  relatively 
low-density  neighborhood. 

2)  MIXED  (HOUSE  AND  APARTMENT  BUILDING)  CHARACTER  -  RM 

These  are  neighborhoods  with  a  mix  of  houses  and  apartment  buildings.  In 
some  instances  the  majority  of  dwellings  are  houses;  in  others,  the  majority  may 
be  apartment  buildings. 

The  mixed  character  districts  tend  to  provide  housing  for  a  wide  variety  of 
household  types.     Interesting  social  and  economic  diversity  is  likely  to  be  found 
in  this  type  of  area.    Housing  units  vary  in  size,  from  large  units  suitable  for 
long-term  occupancy  by  families  with  children,  to  smaller  units  suitable  for 
occupancy  by  single  persons. 

3)  APARTMENT  BUILDING  CHARACTER  -  RA 

These  are  neighborhoods  which  consist  almost  solely  of  apartment  buildings. 
The  individual  structures  tend  to  have  a  uniform  or  predominant  architectural 
style  that  was  common  at  the  time  the  majority  of  the  buildings  were  built. 

The  apartment  building  character  areas  tend  to  provide  units  suitable  for 
families  without  children  as  well  as  ether  household  types.     The  smaller  size 
of  units  and  the  greater  number  of  units  produce  an  activity  level  which  suits 
the  desire  of  some  households  for  a  highly  urbanized  setting,  generally  un- 
relieved by  buildings  with  fewer  units. 
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4)     RES  IDENTIAL-CO^IMERCIAL  COMB  IN  ED  CHARACTER  -  RC 

These  are  areas  in  which  the  character  of  development  is  a  mixture  of 
residential  units  and  commercial  uses.    Where  commercial  uses  occur  they  usually 
occupy  only  the  ground  floor,  and  many  buildings  in  these  areas  are  solely 
residential  in  use.     Often  the  commercial  uses  provide  goods  or  services  that  meet 
the  frequent  and  recurring  needs  of  residents,  both  in  the  area  itself  and  in 
surrounding  neighborhoods.    The  majority  of  properties  with  dwelling  units  contain 
more  than  one  unit,  and  these  units  generally  have  little  on-site  open  space. 

Areas  that  combine  both  residential  and  commercial  uses  appear  to  be  suitable 
for  households  that  are  willing  to  trade  the  quieter,  and  often  less  intense, 
character  of  other  residential  areas  for  conveniences  such  as  commercial  services 
and  immediate  access  to  public  transit. 

Individual  Districts 

The  Residential  Zoning  Study  report  of  November  20,  1975  recommended  12 
individual  districts  consisting  of  four  RH  districts,  four  RM  districts,  two 
RA  districts  and  two  R-C  districts.     These  districts  are  still  being  proposed. 
However,  since  that  time  additional  public  input  and  intensive  street-by-street 
field  survey  have  indicated  the  desirability  of  providing  one  additional  RH 
district  to  provide  a  three-family  house  district,  four  additional  RM'  district 
to  allow  residential  districts  within  the  density  range  described  for  RM  districts 
in  the  November  20  report  without  the  requirement  for  conditional  use  approval 
contained  in  that  report  and  two  additional  RA  and  R-C  districts  to  further 
subdivide  range  permitted  for  those  types  of  districts.  Additionally, 
a  PR: Planned  Residential  District  is  proposed.    This  district,  also  described  in  the 
November  20  report,  would  be  used  for  existing  or  future  planned  residential 
development  having  a  site  area  of  at  least  one-half  acre  and  subject  to  specially 
designed  controls  that  differ  substantially  from  those  of  the  RH,  RM,  or  RA 
districts  that  might  otherwise  be  appropriate  for  the  property.     In  the  future 
planned  unit  developments  exceeding  the  density  standards  otherwise  applicable  to 
the  site  would  require  reclassification  to  a  PR  district.     Thus,  the  following 
21  residential  use  districts  are  proposed  to  replace  the  present  11  residential 
districts  listed  in  the  City  Planning  Code. 

RH-1:  House,  Single-Family  District 

RH-1  (D) :  House,  Single-Family  Detached,  District 

RH-1  (S):  House,  Single-Family  and  Second  Unit,  District 

RH-2:  House,  Two-Family,  District 

RH-3:  House,  Three- Family ,  District 
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RM-1:  Mixed  (House  and  Apartment  Building),  Low-Density,  District 
RM-1  (C) :  Mixed  (House  and  Apartment  Building)  Conditional  Low- 
Density,  District. 
RM-2:  Mixed  (House  and  Apartment  Building),  Moderate-Density, 
District. 

RM-2  (C) :  Mixed  (House  and  Apartment  Building) ,  Conditional  Moderate 
Density,  District. 

RM-3:  Mixed  (House  and  Apartment  Building),  Medium-Density,  District. 

RM-3  (C) :  Mixed  (Mouse  and  Apartment  Building) ,  Conditional  Medium- 
Density,  District. 

RM-4:  Mixed  (House  and  Apartment  Building),  High-Density,  District. 

RM-4  (C) :  Mixed  (House  and  Apartment  Building) ,  Conditional  High- 
Density,  District. 

RA-1:  Apartment  Building,  Low-Density,  District. 

RA-2:  Apartment  Building,  Moderate-Density,  District 

RA-3:  Apartment  Building,  Medium-Density,  District. 

RA-4:  Apartment  Building,  High-Density,  District. 

R-C-l:  Residential-Commercial  Combined,  Low-Density,  District. 

R-C-2:  Residential-Commercial  Combined,  Moderate-Density,  District. 

R-C-3:  Residential-Commercial  Combined,  Medium-Density,  District. 

R-C-4:  Residential-Commercial  Combined,  High-Density,  District. 

PR:  Planned  Residential  District. 

In  addition  to  the  above  districts  an  I:  Institutional  District'-is  proposed 
for  inclusion  in  the  Planning  Code  to  provide  a  district  for  educational,  medical 
and  religious  institutions  that  are  not  residential  in  nature  and  occupy  a  land 
area  of  one  acre  or  more.     A  separate  zoning  district  of  this  nature  provides  a 
means  for  appropriate  controls,  and  should  discourage  unwarranted  expansion  of 
institutions  into  residential  properties. 

Proposed  Zoning  Maps: 

Thirteen  maps,  which  collectively  cover  the  entire  city,  titled  "Proposed 
Residential  Zoning  Districts  As  Presented  by  the  Department...  May  20,  1976"  show 
the  detailed  lot-by-lot  reclassification  of  residential  areas  of  the  City  proposed 
by  the  Department.    All  existing  residentially  zoned  areas  of  the  City  have  been 
reclassified.    The  maps  also  indicate  existing  C  and  M  districts  that  are  not 
proposed  to  be  reclassified.     However,  as  noted  on  the  maps,  portions  of  some  of 
these  districts  might  be  proposed  for  reclassification  to  an  RC-Residential 
Commercial  Combined  District  at  a  later  date. 
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Not  all  of  the  possible  residential  zoning  districts  proposed  for 
inclusion  in  the  Planning  Code  have  been  used  on  the  maps.     This  is  because  the 
need  or  desirability  for  the  immediate  application  of  some  of  the  districts  has 
not  been  demonstrated.    These  districts  remain  for  future  use  in  response  to 
changing  needs  and  desires  of  the  residential  area. 

The  RH-l(S):  House,  Single-Family  and  second  unit,  District  that  might  be 
desirable  in  areas  having  a  large  number  of  second,  "mother-in-law"  type  dwelling 
units  installed  without  a  city-approved  building  permit. 

This  district  has  not  yet  been  mapped,  and  the  staff  believes  this 
district  should  only  be  mapped  in  two  instances:  where  the  mapping  is  requested  and 
supported  by  the  neighborhood  to  be  controlled  by  the  district;  and,  when  an  area 
is  subject  to  a  systematic  code  enforcement  program.     In  the  latter  case,  only 
existing  "mother-in-law"  units  would  be  legalized.     In  the  former  instance,  sec- 
ond units  would  be  permitted  as  a  right,  but  limited  in  size  to  600  square  feet  of 
floor  area  if  not  previously  existing. 

All  residential  neighborhood  groups  that  commented  on  the  November  20 
report  strenuously  objected  to  mapping  of  Pal  districts  that  required  conditional 
use  approval  to  reach  peak  densities  permitted.     For  this  reason  the  four  alternate 
R1I  districts  have  been  used  on  the  map  where  this  type  of  district  appeared 
appropriate. 

In  general,  the  following  statements  can  be  made  concerning  the  proposed 
zoning  districts.  ■ 

1)  The  prevailing  existing  building  form  has  been  reflected 

(except  for  high-rise  buildings  in  areas  with  lower  height  limits). 

2)  The  prevailing  existing  density  has  been  reflected. 

3)  Significant  groupings  of  small,  apparently  inoffensive  non-conforming 
uses  have  been  placed  in  a  Residential-Commercial  district  even  if 

this  has  meant  inclusion  of  properties  without  existing  commercial  uses. 

A)    Commercial  districts  with  upper  floor  residential  occupancy  have 
not  been  changed  to  a  more  restrictive  district,  but  this  may  occur 
in  future  zoning  proposals. 

5)  Residential  densities  on  dead-end  or  narrow  streets  may  be  placed 
at  a  density  level  less  than  the  prevailing  density. 

6)  Mixtures  of  houses  and  apartments  in  Victorian  period  neighborhoods 
may  be  placed  in  RH-3,  while  similar  mixtures  of  building  form  in 
more  comtemporary  neighborhoods  may  be  placed  in  RM-1. 

Two  exceptions  to  the  above  are:  1)  in  existing  R-2  zoned  areas,  unless 
an  area  is  purely  single-family  in  character,  the  proposed  reclassification  often 
has  been  mapped  RH-2  thus  retaining  the  presently  permitted  two-family  density, 
and  2)  where  the  Board  of  Supervisors  has  rezoned  areas  within  the  last  five 
years,  no  proposal  has  been  made  to  raise  the  density  level,  even  if  the  pre- 
vailing existing  development  pattern  is  higher  than  permitted  by  the  zoning. 
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B.  RESIDENTIAL  DENSITY 

Since  1960  the  City  Planning  Code  has  regulated  density,  the  number  of 
dwelling  units  permitted  for  a  given  area  of  land,  by  two  main  types  of  standards: 
building  form  and  the  minimum  number  of  square  feet  of  land  required  for  each 
dwelling  unit.     In  addition,  density  is  controlled  to  some  extent  by  the  minimum 
area  established  by  zoning  for  each  lot. 

Dwelling  Units  Per  Lot 

Under  the  present  standards,  R-l-D  permits  a  maximum  of  one  single-family 
house  per  lot,  regardless  of  the  size  of  the  lot.     In  R-l  and  R-2,  each  lot  is 
permitted  a  single-family  house  or  two-family  house,  respectively,  regardless  of  lot 
size;  however,  on  large  lots  in  these  districts,  a  greater  number  of  dwelling  units 
is  permitted,  based  upon  lot  size.     In  R—  3 ,  R—  3.5,  R-4,  R-5  and  Commercial  Districts 
the  number  of  dwelling  units  permitted  is  based  solely  on  a  ratio  of  dwelling  units 
to  lot  area.     For  example,  an  R-3  lot  requires  800  square  feet  of  lot  area  for  each 
dwelling  unit;  thus,  three  dwelling  units  would  be  permitted  on  a  2500  square  foot 
lot. 

In  developing  proposed  density  controls  for  San  Francisco,  the  staff 
considered  the  effectiveness  of  the  existing  standards,  and  compared  them  with 
types  of  standards  used  elsewhere.     The  ease  of  understanding  on  the  part  of  the 
public  and  developers,  and  the  ease  of  administration  and  enforcement,  were  also 
considered.     In  general,  the  existing  methods  of  regulating  density  in  San 
Francisco  appear  to  be  effective,  understandable  and  enforceable,  and  introduction 
of  new  types  of  controls  is  thought  to  be  unnecessary.    The  permitted  densities 
for  dwelling  in  each  of  the  residential  districts  is  shown  on  the  table  entitled, 
"Permitted  Residential  Densities".    Additionally,  it  is  proposed  that  the  density 
requirements  for  all  forms  of  gourp  housing  should  be  one  bedroom  for  each  310 
square  feet  of  lot  area  in  RH-3  and  Rli-1  districts,  and  one  bedroom  for  each  220 
square  feet  of  lot  area  in  Rli-2  districts.    Less  restrictive  districts  have  no 
group  housing  density  restriction. 

Residential  uses  in  C-3-0  (downtown  office)  districts,  previously  allowed  as 
conditional  uses,  are  now  proposed  to  be  principal  uses,  allowable  without  special 
review.    Also,  no  new  residential  uses  are  presently  allowed  in  industrial  districts 
it  is  now  proposed  that  "joint  living-work  quarters  for  artists"  be  allowed  as 
principal  uses  in  all  commercial  and  industrial  districts,  and  as  conditional  uses 
in  all  residential  commercial  combined  districts. 

IIINIMUM  LOT  SIZE  AND  WIDTH 

Regulations  of  minimum  lot  size  and  width  are  proposed  to  remain  as  presently 
controlled  under  Section  124  of  the  present  Planning  Code  except  that  the  minimum 
lot  area  for  RH-l(D)  districts  is  proposed  to  be  3500  square  feet,  rather  than  the- 
present  4000  square  feet  applicable  to  R-l-D  districts,  and  a  resolution  of  the 
otherwise  required  minimum  lot  width  of  25  or  33  feet  to_aa  little  as  16  feet 
may  be  permitted  as  a  conditional  use. 
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C.  NON- RE  S IDENT I AL  USES  IN  RESIDENTIAL  DISTRICTS 

The  earlier  portions  of  this  report  have  been  concerned  primarily  with 
dwellings.     The  other  uses  and  activities  that  would  be  permitted  in  residential 
areas  are  classified  as  Permitted  Uses  and  come  under  one  of  the  following 
headings: 

Principal  Uses:     those  permitted  as  of  right  without  specific  review. 

Conditional  Use:  those  permitted  only  if  authorized  after  review  of  a 
specific  proposal  for  the  property. 

Accessory  Uses:     those  either  necessary  to  the  operation  or  enjoyment  of  a 
lawful  Principal  or  Conditional  Use,  or  appropriate, 
incidental  and  subordinate  to  a  Principal  or  Conditional 
Use. 

Certain  other  non-residential  uses  are  classified  as  Non- conforming  Uses: 
these  are  uses  already  lawfully  existing  that  do  not  conform  to  the  use  regulations 
for  the  district  in  which  they  are  located,  but  are  allowed  to  continue,  either 
with  or  without  a  definite  termination  date. 

The  various  permitted  and  non-conforming  uses  that  staff  thought  were 
appropriate  in  the  various  proposed  residential  districts  were  outlined  in  the 
Residential  Zoning  Study  Report  dated  November  20,   1975.     The  tables  submitted  with 
this  report,  entitled  "Permitted  Residential  Uses"  and  "Non-Residential  Uses 
Permitted  in  Residential  Districts",  reflect  earlier  recommendations. 

Temporary  Uses 

It  is  considered  proper  that  the  Temporary  Uses  now  described  in  the  City 
Planning  Code  (neighborhood  festivals,  charitable  booths,  open-air  sale  of 
Christmas  trees,  buildings  and  uses  incidental  to  new  development,  and  quarries) 
be  continued  as  presently  regulated. 

Transitional  Uses 

The  City  Planning  Code  now  permits,  as  Transitional  Uses,  certain  exceptions 
to  Residential  District  standards  on  properties  that  abut  or  are  near  a  Commercial 
or  Industrial  District.    Where  such  uses  have  occurred,  they  have  rarely  provided 
a  buffer  between  the  different  districts  as  was  originally  intended  and  they 
have  tended  to  have  an  adverse  effect  on  the  residential  neighborhood.  Deletion 
of  this  provision  is  proposed  with  existing  Transitional  Uses  becoming  Non- 
conforming Uses  without  a  termination  date. 

The  most  notable  changes  in  principal  and  conditional  uses  permitted  in 
residential  districts  is  the  proposed  treatment  of  all  schools  and  churches  as 
conditional  uses,  and  the  elimination  of  independent  office  type  uses,  even  if 
non-profit  in  nature,  as  either  principal  or  or  conditional  uses. 


CITY  PLANIUIJG  COIHIISSIOII 


o  _ 

o 


MAY  20,  1976/AS  AMENDED 

MARCH  31,  1977 


Non- conforming  Uses 

Neighborhood  groups  have  often  expressed  a  desire  to  retain  certain  Non- 
conforming Uses  that  are  beneficial  to  area  residents.     Precise  guidelines  for 
separating  the  beneficial  uses  from  adverse  uses  will  be  developed  during  the 
summer  months. 

The  staff  is  still  considering  general  guidelines  such  as  the  following: 

1.  Removal  of  the  termination  date  for  Non- con forming  retail  and  personal  service 
establishments  offering  goods  and  services  that  meet  the  frequent  and  recurring 
needs  of  nearby  residents,  where  such  establishments  occupy  only  the  ground 
floor  or  basement,  do  not  exceed  a  floor  area  of  2000  square  feet  for  each 

such  establishment,    and  do  not  serve  customers  waiting  in  parked  motor  vehicles 
nor  provide  off-street  parking  for  employees  or  customers.     If  a  feasible 
administrative  procedure  can  be  established,  it  is  possible  that  prior  to 
removal  of  the  termination  date  there  should  be  compliance  with  minimum 
criteria  concerning  exterior  building  appearance.     Expansion  of  these  retained 
establishments  would  not  be  permitted.     Conversion  to  other  commercial  uses 
would  be  subject  to  specific  approval. 

2.  Enforcement  of  the  presently  presecribed  termination  date  for  any  Non-conforming 
Use  involving  an  automobile  service  station  or  other  service  to  customers 
waiting  in  parked  vehicles,  or  a  use  first  permitted  in  a  C-3,  C-M,  M-l  or  M-2 
District. 

3.  Consideration  of  the  removal  of  termination  dates  for  all  uses  not  included  in 
(1)  or  (2)  above,  on  a  case-by-case  basis. 

However,  proposals  for  the  treatment  of  Non-conforming  Uses  are  not  yet 
prepared. 

However,  many  Non-conforming  Uses  with  termination  dates  may  be  continued  as 
principal  permitted  uses  because  of  proposed  reclassifications  of  properties 
occupied  by  Non-conforming  Uses  to  C  and  RC  districts.     Such  reclassifications 
have  been  proposed  in  cases  where  Non-conforming  Uses,  that  appeared  compatible 
with  the  surrounding  neighborhood,  were  on  the  edge  of  an  existing  C  district 
or  formed  a  cluster  of  non-residential  activity. 

The  proposed  new  zoning  would  create  some  additonal  Non-conforming  Uses. 
Uses  becoming  Non-conforming  include  those  that  are  permitted  under  the  present 
Planning  Code  as  conditional  Uses  but  which  would  not  be  so  allowed  under  the 
proposed  regulations.     The  present  proposal  is  to  make  this  type  of  new  Non- 
conforming Use  subject  to  all  the  provisions  of  the  present  Planning  Code  applicable 
to  Non- conforming  Uses  except  that  such  use  would  be  exempt  from  the  expiration 
periods  set  by  Section  154  of  the  Code. 
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D.  BUILDING  FORM,  OPEN  SPACE  .AND  AMENITIES 

The  building  form  and  open  space  standards  for  residential  development 
should  help  ensure  that  housing  provides  quality  living  environments  and  comple- 
ments the  design  character  of  the  surrounding  neighborhood.    This  means  that  the 
standards  should  control  or  affect: 

1.  Exterior  appearance,  including  compatibility  of  building  bulk  with 
nearby  building  shapes,  articulation  of  building  facades-,  provision 
of  set-backs,  and  landscaping. 

2.  Recreation  and  open  space,  including  amount  and  location  of  space, 
relationship  to  adjacent  open  space,  relationship  to  building  occupants, 
and  suitability  to  climatic  conditions. 

3.  Environmental  factors,  including  exposure"  to  natural  light,  limitation 
of  noise,  relationship  to  topography,  and  energy  conservation. 

The  controls  need  to  be  restrictive  enough  to  provide  protection  for  adjaceift 
dwellings,  but  still  have  enough  flexibility  to  give  the  designer  of  a  new  building 
sufficient  freedom  to  provide  for  the  needs  of  building  occupants.     In  addition, 
the  controls  should  have  enough  leeway  to  permit  practical  renovation,  rehabili- 
tation and  sometimes  addition  of  units  for  older  buildings  constructed  when  the 
zoning  standards  were  less  strict. 

At  present  the  City  Planning  Code  has  a  number  of  standards  relating  to  the 
form  of  buildings  and  provision  of  exterior  open  spaces.    These  include: 

o  Limitations  on  lot  coverage   '    .  , 

o  Usable  open  space  requirements  in  certain  districts 

o  Limitations  on  projections  into  required  open  space  such  as  balconies, 
decks  and  bay  windows 

o  Minimum  requirements  for  yards,  including  front  set-backs  and  3ide  and 
rear  yards 

o  Floor  area  ratio  .  limits 

0  Building  height  and  bulk  controls 

Building  Height  and  Bulk 

Height  limit  districts  are  now  applicable  to  the  entire  city.     In  addition, 
certain  use  districts  have  height  limits  of  their  own.     For  example,  a  lot  in  an 
R-l  District  with  a  40-foot  height  limit  is  further  subject  to  a  use  district 
height  limit  of  35  feet,  which  is  modified  to  either  30  or  40  feet  under  certain 
slope  conditions.     The  following  refinements  in  height  limits  are  now  proposed. 
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1.  A  height  limit  of  35  feet  in  RH-l(D),  RH-1  and  RH-l(S)  districts, 
except  within  the  front  10  feet  of  buildable  area,  as  explained  in 

3,  4,  and  5  below;  and  except  as  modified  by  applicable  single-family 
provisions  in  Sec.  261(b)  of  the  City  Planning  Code. 

2.  A  height  limit  of  40  feet  in  RH-2  districts,  except  within  the  front 
10  feet  of  buildable  area,  as  explained  in  3,  4  and  5  below. 

3.  In  RH-l(D),  RH-1,  RH-l(S)  and  RH-2  districts,  the  Front  Building 
Line  established  by  applicable  front  set-back  requirements  may  be 
developed  to  a  height  of  30  feet.     From  the  Front  Building  Line  to 

a  point  10  feet  toward  the  rear  property  line  of  the  lot,  the  allowable 

height  may  increase  at  a  constant  rate  from  30  feet  to  the  maximum 

height  allowed  under  proviions  1  and  2  above,  except  as  explained 

in  provisions  4  and  5  below. 

(See  Illustration  "A"  on  page  16.) 

4.  In  RH-l(D),  RH-1,  RH-l(S)  and  RH-2  districts,  the  height  limitations 
imposed  for  the  first  10  feet  of  buildable  lot  depth  in  provision 

3  above  may  be  exceeded  if  the  average  height  of  the  front  building 
walls  of  one  or  both  of  the  structures  on  immediately  adjacent  lots  along 
the  street  frontage  exceed  30  feet.     In  such  an  event,  the  allowable 
building  height  within  the  first  10  feet  of  buildable  lot  depth  may  equal 
but  not  exceed  the  average  height  of  the  front  building  walls  of  the 
nearest  adjacent  structures  on  immediately  adjacent  lots  along  the  street 
frontage  up  to  the  maximum  height  allowed  in  provisions  1  and  2  above. 
(See  Illustration  "B"  on  page  16.) 

5.  On  corner  lots  and  lots  at  alley  intersections,  the  allowable  height 
within  the  first  10  feet  of  buildable  lot  depth  may  equal  but  not 
exceed  the  height  of  the  front  building  wall  of  the  structures  on  the 
immediately  adjacent  lot  on  the  street  frontage.     In  no  case  shall  the 
allowable  height  exceed  the  maximum  height  allowed  in  provisions  1 
and  2  above. 


6.  A  height  limit  of  40  feet  in  all  RH-3,  RM-1,  RM-2,  and  R-C-l  districts. 

7.  Conditional  Use  review  of  all  buildings  in  residential  districts 
exceeding  40  feet  in  height  as  defined  by  the  Code. 

In  March  1976  the  Board  of  Supervisors,  by  resolution,  requested  that  the 
Residential  Zoning  Study  consider  lowering  the  height  limits  in  residential  areas 
which  are  presently  permitted  heights  over  40  feet.     A  response  to  this  request 
will  be  submitted  later  this  summer  to  the  City  Planning  Commission. 
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Since  1960  building  bulk  in  San  Francisco  has  been  partly  controlled  by  the 
use  of  floor-area-ratio  (FAR)  provisions.    However,  over  time  the  present  FAR 
controls  have  become  inconsistent  with  other  Planning  Code  requirements,  and 
these  controls  now  appear  to  be  unnecessary  in  light  of  the  regulation  by  the 
existing  height  and  bulk  limitations,  the  proposed  height  regulations  above, 
and  the  following  open  space  proposals. 

Building  Width 

Where  the  permitted  density  of  dwelling  units  is  based  upon  lot  size,  merger 
of  lots  is  often  encouraged  because  a  builder  has  more  flexibility  in  layout  of 
units  and  parking  areas  on  a  wider  lot.     The  wider,  bulkier  buildings  may  be  out 
of  scale  with  older  development.    The  following  modifications  could  avoid  or 
mitigate  the  problem  of  wide  buildings: 

Density  standards  that  set  a  limit  on  the  total  number  of  units  per  lot 
will  encourage  subdivision  of  large  lots  into  25-foot  wide  lots  with 
individual  buildings.    This  type  of  density  provision,  now  used  in  the 
R-l-D,  R-l  and  R-2  Districts,  is  proposed  for  all  RH  districts. 

Where  the  wider  buildings  are  appropriate,  guidelines  have  been  established 
that  call  for  modulation  of  the  front  building  facade  into  25-foot  wide 
segments,  so  as  to  give  the  appearance  of  separate  structures  and  main- 
tain the  existing  scale  of  the  block  front. 

Landscaped  front  set-backs  also  establish  scale,  and  help  conceal  and 
soften  the  lines  of  newer  buildings.     Under  the  interim  controls  now 
in  effect,  front  set-backs  are  required  in  most  Residential  Districts, 
and  the  set-back  areas  must  be  landscaped.    These  set-back  provisions 
are  proposed  for  all  RH,  RM  and  RA  Districts,  meaning  that  properties 
in  the  present  R-l-D  and  R-l  Districts,  currently  exempted  from  these 
provisions-,  would  be  covered. 

In  addition  to  landscaping  required  fron  set-backs,  at  least  one  15  gal- 
lon street  tree  must  be  provided  for  every  20  feet  of  street  frontage  at 
the  time  of  construction  of  new- dwellings. 

Architectural  Detail 

Suggestions  have  been  made  that  architectural  design  and  detail  should  be 
regulated  by  area  or,  by  block  frontage.     Such  regulation  in  the  form  of  mandatory 
Planning  Code  controls  on  a  citywide  basis  does  not  seem  practical  in  San 
Francisco  —  architectural  style  is  difficult  to  define,  and  the  diversity  of 
buildings  appears  to  be  just  too  great.    However,  development  guidelines  for 
each  of  the  four  types  of  the  proposed  residential  zoning  districts  have  been 
prepared  to  assist  the  staff,  building  designers,  developers  and  the  general 
public  in  achieving  quality  living  environments,  meet  the  objectives  or  purpose 
of  the  individual  districts  and  complement  the  design  character  of  the  surrounding 
neighborhood.     These  development  guidelines  are  submitted  with  this  report. 
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The  Department  of  City  Planning  is  currently  surveying  all  buildings  in  the 
city  as  to  design  characteristics,  and  this  survey  is  expected  to  identify  areas 
having  large  numbers  of  architecturally  significant  buildings  and  areas  of  uni- 
form design  character.     Enforceable  guidelines  in  the  form  of  special  overlay 
districts  might  then  be  proposed  for  such  areas  to  ensure  harmony  with  the 
prevailing  character. 

Open  Space 

Proposed  changes  to  the  present  Planning  Code  requirements  concerning  open 
space  involve  the  elimination  of  lot  covereage  limits,  and  application  of  usable 
open  space  requirements  to  all  residential  districts.     Additionally,  with  minor 
modifications,  the  rear  yard,  front  set-back,  and  exposure  of  dwelling  units 
requirements  established  as  Interim  Residential  Zoning  Controls  under  present 
Sections  160,  161,  162,  163  and  165  of' the  Planning  Code  are  proposed  far  all 
new  residential  zoning  districts.     This  results  in  the  following  proposed 
controls. 

—  Usable  Open  Space  Requirements  -  Every  dwelling  or  other  building  used 
for  residential  occupancy  hereafter  constructed  in  RH,  RM,  RA,  RC  and 
C  or  M  districts  shall  have  an  area,  or  areas,  creditable  for  usable 
open  space  (features  listed  on  Table  A,  Maximum  Percent  of  Feature 
Credited  to  Usable  Open  Space  Requirements,  submitted  with  this  report) 
equal  to  45  percent  of  the  lot  area. 


—  Front  Set-back.  Requirements  -  The  front  set-back  requirements  contained 
in  Section  161  of  the  Planning  Code  shall  apply  to  RH,  RM,  RA,  and  RC 
districts  except  that  the  maximum  required  set-back  shall  be  15  feet 
rather  than  30  feet  as  presently  provided  by  Section  161(d).     In  addi- 
tion, all  front  set-back  requirements  established  under  Article  4  of 
the  City  Planning  Code  shall  continue  in  full  effect. 

—  Side  Yard  Requirements  -  The  side  yard  requirements  of  present  Section 
133  of  the  City  Planning  Code  shall  apply  to  the  RH-l(D)  district. 

—  Rear  Yard  Requirements  -  Every  building  hereafter  constructed  in  RH, 
RM,  RA,  RC  districts,  and  dwellings  hereafter  constructed  in  C  and  M 
districts  shall  have  an  open  rear  yard  for  the  full  width  of  the  lot 
equal  in  depth  to  25  percent  of  the  lot  depth,  but  in  no  case  less  than 
15  feet. 

a)  The  width  of  the  required  rear  yard  on  corner  lots  in  RM,  RA,  RC, 
C  or  M  districts  may  be  reduced  to  45  percent  of  the  length  of  the 
rear  property  line,  but  not  less  than  25  feet,  so  long  as  the  result- 
ing yard  is  at  the  rear,  interior  corner  of  the  lot,  has  a  depth 


CITY  PLANNING.  .COMMISSION 


-  13  - 


MAY  20,  19 76 /AS  AMENDED 

MARCH  31,  1977 


equal  to  25  percent  of  the  lot  depth,  but  not  less  than  25  feet,  and 
construction  in  the  otherwise  required  rear  yard  area  is  a  minimum 
of  10  feet  from  adjacent  building  windows  facing  the  rear  property 
line  of  the  corner  lot. 

b)  In  RA-3,  RA-4,  R-C-2,  R-C-3,  R-C-4,  C  or  M  districts' the  rear  yard 
requirement  shall  apply  only  from  the  window-sill  level  of  the  lowest 
story  if  any  occupied  as  a  dwelling. 

—  Standard  Building  Area  Requirements  - 

a)  Every  building  hereafter  constructed  in  an  RH-l(D),  RH-1  or  RH-l(S) 
district  may  occupy  only  the  front  75  percent  of  the  lot,  except 
for  required  front  set-backs  and  side  yards. 

b)  Every  building  hereafter  constructed  in  an  RH-2,  RH-3,  EM,  RA-1, 
RA-2,  R-C-l  or  R-C-2  district  may  occupy  only  the  front  55  percent 
of  the  lot,  except  for  required  front  set-backs  and  side  yards. 
However,  buildings  may  occupy  up  to  75  percent  of  the  lot,  except 

for  required  front  set-backs  and  side  yards,  subject  to  the  provisions 
of  building  length  averaging  shown  on  the  document  titled  "Building 
Length  Averaging,  Typical  Situations"  sheets  1  thorugh  5,  but  in  no 
case  shall  the  additional  building  permitted  by  this  provision  occupy 
any  portion  of  a  required  rear  yard. 

—  Lot  Coverage  Requirements  -  Every  building  hereafter  constructed  In  RH-l(D), 
RH-1  and  RH-l(S)  districts  shall  have  a  maximum  permitted  lot  coverage. 

a)  In  RH-l(D)  districts,  the  maximum  permitted  lot  coverage  shall  be 
55  percent  on  interior  lots  and  60  percent  on  corner  lots. 

b)  In  RH-1  and  RH-l(S)  districts,  the  maximum  permitted  lot  coverage 
shall  be  60  percent  on  interior  lots  and  75  percent  on  corner  lots. 

—  Permitted  Obstructions  in  Common  and  Private  and  Usable  Open  Space  - 
In  calculation  of  either  common  or  private  usable  open  space,  those 
obstructions  listed  in  present  Section  126  of  the  City  Planning  Code 
for  usable  open  space  shall  be  permitted,  and  in  addition  the  restric- 
tions listed  under  Sections  134(d)l(D),  134(d)2,  134(e)l,  2,  3(A), 
3(C),  and  4  shall  apply.     Except  that  Section  134(e)i  shall  be  modified 
so  that  in  RH,  RM-1,  RII-2,  R-C-l  and  R-C-2  districts  any  space  credited 
as  private  usable  open  space  on  a  balcony,  porch  or  deck  shall  have  a 
minimum  horizontal  dimension  of  6  feet  and  a  minimum  area  of  30  square 
feet.    The  dimensions  for  the  same  type  of  feature  in  RM-3,  RM-4,  RA, 
R-C-3,  and  R-C-4  districts  shall  be  3  feet  and  30  square  feet. 
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—  Permitted  Obstructions  in  Rear  Yards  -  The  obstructions  permitted  in 
required  yards  under  present  Section  126  of  the  City  Planning  Code  shall 
apply  to  required  side  yards  and  rear  yards  for  the  new  proposed  resi- 
dential zoning  districts.     Except  that  the  permitted  dimensions  of 
garden  structures  under  Section  126(i)  shall  be  "15  feet"  and  "100  square 
feet". 

E.  OFF-STREET  PARKING 

The  present  one-for-one  parking  requirement  for  residential  units  is  not 
proposed  for  change  at  this  time.     The  Department  believes  that  there  are  areas 
where  this  requirement  can  be  reduced  or  eliminated  but  that  insufficient 
dialogue  between  the  Department  and  neighborhood  organizations  on  this  issue 
has  occurred  since  the  November  20  report.     In  particular,  the  Department 
believes  that  some  commercially  zoned  streets  well  served  by  public  transit 
should  have  the  parking  requirement  for  residential  units  reduced  or  eliminated. 
Additionally,  there  may  be  some  residential  districts  in  the  northeast  quarter 
of  the  city  where  a  reduction  in  the  present  one-for-one  parking  requirement 
should  be  made. 

During  the  summer  months  the  Department  will  continue  its  investigation  of 
parking  needs  and  requirements  and  will  encourage  discussion  between  the  Commis- 
sion, staff  and  neighborhood  groups  to  further  examine  this  issue. 

Thus,  for  the  purpose  of  this  present  porposal,  the  off-street  parking 
dnd  loading  requirements  presently  applicable  to  residential  districts  under 
Sections  135  through  146  of  the  City  Planning  Code  are  proposed  as  the  standards 
for  the  proposed  new  residential  districts  except  for  the  following  revisions: 

—  Section  137(b)  is  modified  to  read  "In  the  case  of  any  dwelling  or 
other  residential  use  for  which  four  (4)  or  more  off-street  parking 
spaces  are  required,  every  second  space  may  be  a  compact  car  space, 
and  in  the  case  of  any  non-residential  building  or  use  for  which 
twenty  (20)  ..." 

—  Section  136(c)  is  modified  to  allow  that  in  the  case  of  the  conversion 
of  an  older  single-family  house  to  two  dwelling  units,  where  permitted 
by  applicable  density  standards,  one  of  the  required  off-street  parking 
spaces  may  be  a  tandem  space. 

—  Section  13C  Table  4  is  modified  to  provide  that  the  provision  of  off- 
street  parking  spaces  required  for  a  dwelling  for  elderly  persons  as 
defined  in  Table  4  be  one  space  for  each  five  dwelling  units,  except 

in  the  C-3-G  and  C-3-S  districts  where  less  parking  spaces  are  required 
under  the  present  standards  of  Table  4. 
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—  Driveways  and  Parking  in  Required  Yards  -  Driveways,  parking  spaces, 
and  all  maneuvering  areas  for  parking  shall  be  regulated  in  the  same 
manner  for  RH  and  RM  districts  as  presently  controlled  under- all  of 
Section  134.4  of  the  City  PLanning  Code  for  R-3  and  R-3.5  districts, 
except  that  the  text  "and  that  the  parking  area  is  appropriately 
screened  from  overhead  views,  and  an  amount  of  usable  space  equal 
to  the  area  displaced  by  the  parking,  driveway  or  maneuvering  area  be 
developed  on  the  same  lot.     Said  usable  open  space  may  be  located  over 
the  parking  if  that  area  is  directly  accessible  from  a  dwelling  unit." 
be  added  to  the  end  of  Section  134.4(c),  and  the  text",  and  that  such 
garage  and  car  ports  be  appropriately  screened  from  overhead  view.  '  be 
added  to  the  end  of  Section  134.4(f). 

Large-site  Development 

Provision,jof  open  space  can  be  made  more  flexible  and  effective  through 
wider  use  of  the  Planned  Unit  Development  procedure.    That  procedure  now  applies 
only  to  projects  of  three  acres  or  more;  it  should  be  made  available  for  smaller 
projects.     For  this  reason  the  minimum  site  area  requirement  for  a  Planned  Unit 
Development  is  proposed  to  be  one-half  acre.     At  the  same  time,  large-site 
developments  if  not  carefully  controlled  can  result  in  a  change  in  building 
scale  or  character  that  is  detrimental  to  the  surrounding  neighborhood;  thus 
it  "is  proposed  that  all  residential  developments  occupying  ja.  site  of  more  than 
two  acres  be  permitted  only  as  a  planned  unit  development. 
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Illustratlon  "A"  Cross  Section  Through  Length  of  Lot  Illustrating  the 
Allowable  Building  Height 
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Illustration  "B"  --  Front  Elevation  Illustrating  Increased  Allowable  Building 
Height  Within  the  Front  10  Feet  of  Buildable  Area  Through  Height  Averaging 
of  Adjacent  Buildings 
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RESIDENTIAL  ZONING  STUDY 

MAY  20,  19 7 S 

ZONING  REGULATIONS  FOR  PROPOSED  RH-l(D):  HOUSE,  SINGLE- FAMILY 
DETACHED,  DISTRICT 

OBJECTIVE/PURPOSE:  To  preserve  the  open  space  characteristics  of  those  single- 
family  areas  that  have  a  pattern  of  side  yards  and  unusually  large  lots. 

BUILDING  SCALE  AND  CHARACTER:  Small,  bungalow-type  to  large,  mansion-style 

single-family  detached  houses,  generally  not  exceeding  30  feet  in  height. 


ZONING  REGULATIONS  FOR  PROPOSED  RH-1;  HOUSE,  S INGLE- FAMILY ,  DISTRICT 

OBJECTIVE/PURPOSE:  To  protect,  conserve  and  enhance  areas  containing  pre- 
dominantly single-family  houses,  with  indoor  and  outdoor  living  areas 
typically  suitable  for  families  with  children. 

BUILDING  SCALE  AND  CHARACTER:  generally,  small-scale  row-type,  single-family 
houses,  not  exceeding  30  feet  in  height. 

ZONING  REGULATIONS  FOR  PROPOSED  RH-2:  HOUSE.  TWO-FAMILY.  DISTRICT 

OBJECTIVE/PURPOSE:  To  protect  conserve  and  enhance  areas  containing  single-  and 
two-family  houses,  with  indoor  and  outdoor  living  areas  typically  suitable 
for  families  with  children. 

BUILDING  SCALE  AND  CHARACTER:   two-family  and  one-family  row  houses  of  varied 
styles,  generally  30  feet  in  height. 


ZONING  REGULATIONS  FOR  PROPOSED  RH-3:  HOUSE,  THREE- FAMILY ,  DISTRICT 


OBJECTIVE /PURPOSE:  To  protect,  conserve  and  enhance  areas  xdiich  traditionally 
contain  one-,  two-  and  multi-unit  houses,  with  indoor  and  outdoor  living 
spaces  typically  suitable  for  families  with  children. 


BUILDING  SCALE  AND  CHARACTER:  generally,  medium  scale,  row-type  structures 
of  three  or  more  units,  often  of  a  Victorian  design  character  when  in 
older  areas  of  the  city. 


ZONING  REGULATIONS  FOR  PROPOSED  RM-1:     MIXED ,   HOUSE  AND 


APARTMENT  BUILDING ,    LOW- DENSITY  DISTRICT 


OBJECTIVE/PURPOSE:     To  protect,  conserve  and  enhance  existing  single- 
family,  two-family  and  apartment  buildings  of  low  density,  while 
allowing  appropriate  new  development  that  retains  the  25-foot 
wide,   low-rise  building  form  typical  of  the  area. 

BUILDING  SCALE  AND  CHARACTER:     Generally,   a  mixture  of  small  scale 

row  houses  and  small-  to  medium-scale  apartment  houses,  generally 
not  exceeding  40  feet  in  height. 


ZONING  REGULATIONS  FOR  PROPOSED  RM-2:  MIXED,  HOUSE  AND  APARTMENT  BUILDING, 
MODERATE -DENSITY  DISTRICT 

OBJECT IVE /PURPOSE :  To  protect,  conserve  and  enhance  existing  low  density  houses 
and  other  apartment  buildings  of  moderate  density;  to  encourage  construc- 
tion of  fundamentally  three-  to  six-unit  dwellings  that  allocate  indoor 
and  outdoor  living  area  for  at  least  one  duelling  unit  suitable  for  occu- 
pancy by  a  household  with  children;  and,  to  allow  other  appropriate  new 
development  that  retains  the  25-foot  wide,  low-rise  building  form  typical 
of  the  area. 

BUILDING  SCALE  AND  CHARACTER :  generally,  a  mixture  of  older,  medium  scale  row 
houses  and  medium  scale  apartment  houses,  usually  between  30  feet  and  40 
feet  in  height. 


ZONING  REGULATIONS  FOR  PROPOSED  RM-3 ;  MIXED ,  HOUSE  AND  APARTMENT  BUILDING , 
5DIUM-DENSITY  DISTRICT 


OBJECTIVE /PURPOSE :  To  protect,  conserve  and  enhance  existing  row  housing  and 
apartment  buildings  of  medium  density,  while  allowing  appropriate  new 
development  that  retains  the  25-foot  wide,  mid-rise  building  form  typical 
of  the  area. 

BUILDING  SCALE  AND  CHARACTER:  A  mixture  of  older,  small-scale  row  houses  and 

medium-scale  apartment  houses,  generally  between  40  and  65  feet  in  height. 


ZONING  REGULATIONS  FOR  PROPOSED  RM-4:  MIXED,  HOUSE  AND  APARTMENT 
BUILDING,  HIGH-DENSITY  DISTRICT 

OBJECTIVE/PURPOSE:  To  protect,  conserve  and  enhance  existing  dwellings  of  low- 
moderate-  and  medium-density,  while  allowing  appropriate  new  develop- 
ment, suitable  for  a  variety  of  household  types  that  retains  the  25- 
foot  wide  building  form  typical  of  the  area. 

BUILDING  SCALE  AND  CHARACTER:  a  mixture  of  older,  smaller  scale  row-houses 

and  small-  to  medium-scale  to  large-scale  apartment  houses,  often  exceed- 
ing 40  feet  in  height. 


ZONING  REGULATIONS  FOR  PROPOSED  RA-1 :  APARTMENT ,  LOW-DENSITY,  DISTRICT 


OBJECTIVE /PURPOSE:  To  enhance  existing  apartment  buildings  of  low-  and  moderate- 
density,  while  allowing  appropriate  new  development,  generally  suitable  for 
a  variety  of  household  types,  in  areas  typically  consisting  of  low-rise 
apartment  buildings. 

BUILDING  SCALE  AND  CHARACTER:  generally,  low  scale  apartment  buildings,  similar 
in  age  and  architectural  style,  and  typically  40  feet  in  height. 


ZONING  REGULATIONS  FOR  PROPOSED  RA -2: APARTMENT ,  MODERATE-DENSITY ,  DISTRICT 

OBJECTIVE/PURPOSE :  To  enhance  existing  apartment  buildings  of  moderate-  and 
medium-density,  while  allowing  appropriate  new  development,  generally 
suitable  for  a  variety  of  household  types,   in  areas  typically  consisting 
of  low-rise  apartment  buildings. 

BUILDING  SCALE  AND  CHARACTER:  generally,  medium-scale  apartment  buildings, 

similar  in  age  and  architectural  style,  and  typically  40  feet  in  height. 


ZONING  REGULATIONS  FOR  PROPOSED  RA-4 :   APARTMENT ,    HIGH-DENISTY ,  DISTRICT 


OBJECTIVE/PURPOSE:     To  enhance  existing  apartment  buildings  of  moderate 
medium-  and  high-density/  while  allowing  appropriate  new  develop- 
ment, generally  suitable  for  a  variety  of  household  types,  in 
areas  typically  consisting  of  low-rise  apartment  buildings. 

BUILDING  SCALE  AND  CHARACTER:     Generally,   large-scale  apartment 

buildings,  similar  in  age  and  architectural  style,  and  typically 
40  feet  in  height. 


ZONING  REGULATIONS  FOR  PROPOSED  R-C-l:    RESIDENTIAL  -COMMERCIAL 

~  COMBINED,   LOW- DENSITY ,  DISTRICT 

OBJECTIVE/PURPOSE:     To  encourage  a  combination  of  low-density  dwell 
ings,  with  ground  floor  commercial  uses  primarily  serving  the 
frequent  and  recurring  needs  of  nearby  residents;  to  restrict 
multi-story     intensive,  traffic-generating  commercial  uses 
that  would  serve  more  than  nearby  residents;  to  protect  and 
enhance  existing  dwelling  units  occupying  the  upper  floors. 


ZONING  REGULATIONS  FOR  PROPOSED  R-C-2 :  RESIDENTIAL — COMMERCIAL 
COMBINED,   MODERATE-DENSITY,  DISTRICT 


OBJECTIVE/PURPOSE:     To  encourage  a  combination  of  low-  and  moderate- 
density  dwellings,  with  ground  floor  commercial  uses  primarily 
serving  the  frequent  and  recurring  needs  of  nearby  residents; 
to  restrict  multi-story,  intensive,   traffic-generating  commercial 
uses  that  would  serve  more  than  nearby  residents;  to  protect  and 
enhance  existing  dwelling  units  occupying  the  upper  floors. 


ZONING  REGULATIONS  FOR  PROPOSED  R-C-4:  RESIDENTIAL-COMMERCIAL 


COMBINED,    HIGH- DENSITY,  DISTRICT 


OBJECTIVE/PURPOSE:     To  encourage  a  combination  of  moderate-,  medium- 
and  high-density  dwellings,  with  compatible  commercial  uses  on 
the  lower  floors;  to  protect  and  enhance  existing  dwelling  units 
occupying  the  upper  floors. 


ZONING  REGULATIONS  FOR  PROPOSED  PR:  PLANNED  RESIDENTIAL,  DISTRICT 


OBJECTIVE/PURPOSE:  To  recognize  or  provide  for  planned  unit  residential 
development,  on  sites  of  one-half  acre  or  more,  subject  to  controls 
different  from  the  controls  provided  under  the  proposed  RH,  RM  or  RA 
districts. 
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TABLE  A 


MAXIMUM  PERCENT  OF  FEATURE  CREDITED 
TO  USABLE  OPEN  SPACE  REQUIREMENT 


FEATURE 


OPEN  REAR  YARD 
AREA 


DISTRICTS 
Kg        RM  S  R/C 
100%  100% 


RA/C 


100? 


2.     OPEN  PRIVATE 
DECK 


100% 


100% 


100? 


MINIMUM  REQUIREMENTS 


Minimum  length:  1/4  length  of  lot 
(as  measured  from  the  rear  pro- 
perty line)  15' 0"  minimum  length. 
Lots  equal  to  or  less  than  60' 0" 
in  length  may  develop  the 
required  rear  yard  area  (15'0" 
minimum  length)  at  the  first 
floor  of  residential  occupancy, 
over  parking,  rather  than  at 
grade . 

Minimum  area  (3'0"  minimum  depth 
of  deck)  of  30jzjper  dwelling 
unit  required  in  zoning  districts 
M-3,  M-4,  RC3,  RC4,  and  all  "A" 
districts.     A  maximum  of  50%  of 
the  total  square  footage  required 
to  be  developed  as  "Open  Private 
Decks"  may  be  transferred  to 
"Common  Roof  Decks". 


3.     ENCLOSED  PRIVATE 
DECK 


50% 


50%  50%        Minimum  area  (3'0"  minimum  depth 

of  deck)  of  30^1  per  dwelling 
unit  in  zoning  districts  M-3, 
RC3,  RC4  and  all  "A"  districts. 


OPEN  COMMON  DECK 
(OTHER  THAN  AT 
ROOF  TOP) 


25% 


50%         100%        Minimum  area:  100  square  feet, 
minimum  dimension:  10' 0". 


ENCLOSED  COMMON 
DECK   (OTHER  THAN 
AT  ROOF  TOP) 


25% 


25%  25%  Minimum  area:  100  square  feet, 

minimum  dimension:  10 "0". 


6.     PRIVATE  PATIO 


100% 


50%  10%        Minimum  area:  100  square  feet, 

minimum  dimension:  10' 0". 
Feature  must  be  developed  with 
direct  access  from  the  dwelling 
unit  served.     Area  must  be  open 
to  the  sky. 
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FEATURE  DISTRICTS 
KH  RM  &  R/C 

7.  COMMON  PATIO  100%  50% 

8.  SET-BACKS  100%  100% 

9.  SIDE-YARDS  100%  100% 

10.  OUTDOOR  RECREA-  50%  100% 
TIONAL  AREAS 

11.  INDOOR  RECREA-  25%  100% 
TIONAL  AREAS 

12.  ROOF  DECKS  100%  100% 
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MINIMUM  REQUIREMENTS 

RA/C 

100%        Minimum  area:  100  square  feet, 
minimum  dimensions:  10'0". 
(Patio  plan  must  be  reviewed  and 
approved  by  the  Department  of 
City  Planning  prior  to  receiving 
feature  credit) . 

100%        No  minimum 

100%  Minimum  side  property  line  set- 
back dimension  of  3,0" ,  open  to 
the  sky. 

100%        Recreational  area(s)  plan(s)  must 
be  reviewed  and  approved  by  the 
Department  of  City  Planning  prior 
to  receiving  feature  credit.  No 
minimum  dimensions. 

100%        Recreational  area(s)  plan(s)  must 
be  reviewed  and  approved  by  the 
Department  of  City  Planning  prior 
to  receiving  feature  credit.  No 
minimum  dimensions. 

bjT /vc /-itR-t  -K-jm  TCO  -..<jji*£fc  feCTj 
100%         5%/^of  the  creditable  usable  open 
space  requirement,  in  zoning 
districts  M-3,  M-4,  RC3,  RC4  and 
all  A  districts,  must  be 
developed  as  open  roof  decks 
(open  roof  deck  areas  may  be 
developed  in  conjunction  with 
indoor  or  outdoor  recreation 
areas,  subject  to  the  Department 
of  City  Planning  review  and 
approval) . 
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RC  -  RESIDENTIAL-COMMERCIAL  COMBINED  DISTRICTS 
DEVELOPMENT  GUIDELINES 


These  Guidelines  have  been  prepared  to  assist  designers  and  developers  of 
residential  projects  within  the  RC   (Resident-Commercial  Combined)   Districts  of 
San  Francisco.     These  are  areas  in  which  the  character  of  development  is  a  mixture 
of  residential  units  and  commercial  uses.     Where  commercial  uses  occur  they  usually 
occupy  only  the  ground  floor,  and  many  buildings  in  these  areas  are  solely  resi- 
dential in  use.     Often  the  commercial  uses  provide  goods  or  services  that  meet  the 
frequent  and  recurring  needs  of  residents,  both  in  the  area  itself  and  in  surround- 
ing neighborhoods.     The  majority  of  properties  with  dwelling  units  contain  more 
than  one  unit,  and  these  units  generally  have  little  on-site  open  space.     Most  of 
the  buildings  are  40  feet  or  less  in  height,  but  areas  of  this  type  close  to 
downtown  have  a  large  number  of  buildings  that  exceed  40  feet.    Areas  that  combine 
both  residential  and  commercial  uses  appear  to  be  suitable  for  households  that  are 
willing  to  trade  the  quieter,  and  often  less  intense,  character  of  other  resi- 
dential areas  for  conveniences  such  as  commercial  services  and  immediate  access 
to  public  transit.     The  purpose  of  the  RC  district,  therefore,  is  to  provide  a 
zoning  classification  which  allows  the  addition  of  certain  desirable  commercial 
uses  without  a  loss  to  the  residential  livibility  of  the  district. 

I.       ARCHITECTURAL  CHARACTER: 

A.  Building  designs  should  respect,  and  be  complimentary 
to,  the  existing  architectural  character  of  the 
surrounding  neighborhood. 

B.  Building  materials  and  colors  typical  or  complimentary 
to  the  block  or  neighborhood  should  be  used.  Variation 
of  building  materials  on  the  same  building  should  be 
held  to  a  minimum. 

XX.     ARCHITECTURAL  DESIGN  AND  SCALE: 

A.  The  prevailing  neighborhood  or  block  scale  should  be 
reflected  in  the  design  of  new  buildings.  Excessively 
massive  building  designs  should  be  avoided. 

B.  Street  facades  should  be  designed  in  a  manner  to  complement 
the  adjacent  street  facades  and  enhance  the  positive 
characteristics  of  those  street  frontages.     Facades  should 
incorporate  design  elements  and  use  of  materials  that  will 
increase  the  level  of  pedestrian  interest.  Building 
facades  should  be  designed  so  that  display  windows,  signs, 
entries  and  service  areas  do  not  conflict  with  neighborhood 
residential  uses,  and  be  compatible  with  the  overall 
building  design. 
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C.  Setbacks  incorporated  into  the  design  of  buildings  should 
be  complimentary  to  the  prevailing  neighborhood  pattern 
and  site  area,  and  be  extensively  inadscaped.  Front 
setbacks  provide  a  desired  open  space  amenity  in  high 
density  areas  of  the  city  and  are  encouraged. 

D.  All  building  facades,  including  exposed  side  walls  as  well 
as  rear  facades  should  be  finished  in  the  same  or  compatible 
materials . 

E.  Large  blank  walls  should  not  occur  at  the  pedestrian  level 
or  on  other  highly  visible  areas  of  the  buildings. 

F.  Garage  entries  should  be  held  at  an  absolute  minimum,  so 
as  to  displace  as  few  curb  parking  spaces  as  possible,  and 
to  prevent  undue  interference  with  pedestrians. 

G.  Commercial  uses  at  the  pedestrian  or  ground  floor  level 
of  the  building  are  encouraged. 

H.  Noise  from  proposed  commercial  uses  should  be  carefully 
evaluated,  and  building  elements  should  be  designed,  placed 
and  treated  to  minimize  any  adverse  impact  of  such  noise. 

To  reduce  the  adverse  impact  of  noise  on  residential  occupants, 
generally,  commercial  business  hours  should  be  restricted 
to  between  8  a.m.  to  10  p.m. 

I.  Mechanical  equipment,  storage  areas  or  other  forms  of 
commercially  related  activities  should  not  be  visible,  or 
disruptive  to  surrounding  residents. 

J.       Appropriate  odor  reduction  equipment  should  be  provided  in 
the  case  of  restaurants,  and  other  commercial  uses  that 
may  generate  objectionable  odors. 

III.     DWELLING  UNIT  CONSIDEFATIONS : 

A.  A  mix  of  unit  types,  such  as  studios,  one  and  two  bedrooms 
is  preferred. 

B.  Careful  consideration  should  be  made  for  the  safety  of 
residents.     Concepts  for  security  should  be  incorporated 
in  the  design  of  the  project,  especially  in  the  number  of 
units  per  entrance,  sense  of  personal  space,  and  the 
ability  of  residents  to  effect  self-policing  of  the 
grounds  and  immediate  surroundings. 


RC  -  DEVELOPMENT  GUIDELINES 


-3- 


Kzy  20,  1976 


IV.  LANDSCAPING: 

A.  A  complete  Landscaping  Plan  is  required  for  all  residential 
buildings  in  RC  districts.     This  plan  should  specify 

the  location,  type  and  size  of  all  proposed  plant  types. 
Special  attention  should  be  paid  to  the  climate,  topography, 
existing  on  site  and  adjacent  site  landscaping  and  views. 

B.  Plant  materials  should  be  selected  for  their  compatibility 
with  the  climate,  location  and  other  forms  of  plant 
materials  in  use  in  the  neighborhood. 

C.  A  minimum  of  one  15  gallon  street  tree  should  be  planted 
along  each  20  feet  of  lot  frontage. 

V.  ENVIRONMENTAL  CONSIDERATIONS: 

Alternate  forms  of  energy  producing  devices  such  as  solar 
collectors  and  wind  generators  are  encouraged.  However, 
these  devices  should  be  incorporated  into  the  design  of 
new  buildings  and  should  not  be  offensive  to  adjacent 
property  owners.     Roof  top  devices  should  be  visually 
screened  from  view;  and  rear  yard  devices,  if  in  the 
required  open  rear  yard  area,  cannot  occupy  more  than 
100  square  feet  of  open  rear  yard  area  nor  exceed  a  height 
of  15' 0".     Such,  devices  will  require  the  Department  of 
City  Planning  approval  prior  to  installation. 
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RA  -  APARTMENT  BUILDING  CHARACTER  DISTRICTS 
DEVELOPMENT  GUIDELINES 


These  Guidelines  have  been  prepared  to  assist  designers  and  developers  of 
residential  projects  within  the  RA  (Apartment  Building  character)  Districts  of 
San  Francisco.     These  are  neighborhoods  which  consist  almost  solely  of  apartment 
buildings.     The  individual  structures  tend  to  have  a  uniform  or  predominant 
architectural  scale  that  was  common  at  the  time  the  majority  of  the  huildings 
were  built.     In  some  areas  buildings  are  40  feet  or  less  in  height;  in  others,  the 
predominant  height  is  greater.     Building  widths  are  generally  greater  than  25  feet, 
but  less  than  half  a  block  wide.     Where  high  buildings  exist  they  are  generally 
slender.     The  apartment  building  character  areas  tend  to  provide  units  suitable 
for  families  without  children  as  well  as  other  household  types.     The  smaller  size 
of  units  and  the  greater  number  of  units  produce  an  activity  level  which  suits 
the  desire  of  some  households  for  a  highly  urbanized  setting,  generally  unrelieved 
by  buildings  with  fewer  units.     The  purpose  of  these  guidelines  is  to  ensure  that 
new  apartment  construction  will  blend  with  the  existing  scale,  character,  and 
density  of  the  surrounding  development.     These  guidelines  provide  criteria 
necessary  to  achieve  that  goal. 

I.       ARCHITECTURAL  CHARACTER: 


A.  Building  designs  should  respect,  and  be  complimentary 
to,  the  existing  architectural  character  of  the 
surrounding  neighborhood. 

B.  Building  materials  and  colors  typical  or  complimentary 
to  the  block  or  neighborhood  should  be  used. 

II.     ARCHITECTURAL  DESIGN  AND  SCALE: 

A.  The  prevailing  neighborhood  or  block  scale  should  be 
reflected  in  the  design  of  new  or  enlarged  buildings. 
Excessively  massive  building  designs  should  be  avoided. 

B.  Setbacks  should  be  incorporated  into  the  design  of  the 
buildings,  if  complimentary  to  the  prevailing  neighborhood 
pattern  or  site  area,  and  be  extensively  landscaped. 
Setbacks  which  provide  a  desired  open  space  amenity  in 
high  density  areas  of  the  city  are  encouraged. 

C.  Facades  should  be  broken  up  by  the  use  of  bay  windows, 
entries,  setbacks,  building  steps,  balconies  or  decks, 
and  detailed  window  treatments. 

D.  Blank  property-line  side-walls  should  be  avoided  by  setting 
buildings  away  from  the  side  property  lines,  and  developing 
windows  or  other  forms  of  articulation. 
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E.  Building  material  variations  should  be  held  to  a  minimum. 
Building  facades  and  e:cposed  side  walls  as  well  as  rear 
facades  should  be  finished  in  the  same  or  compatible 
materials. 

F.  Garage  entries  should  be  held  to  an  absolute  minimum,  so 
as  to  displace  as  few  curbside  parking  spaces  as  possible, 
and  to  de-emphasize  this  building  element. 

III.     DWELLING  UNIT  CONSIDERATIONS: 

A.  A  mix  of  unit  types,  such  as  studios,  one  and  two  bedrooms 
is  preferred. 

B.  Building  design  and  construction  techniques  should  be  used 
to  reduce  sound  transmission  from  outside  the  buildings 
and  between  individual  dwelling  units. 

C.  Careful  consideration  should  be  made  for  the  safety  of 
residents.     Concepts  for  security  should  be  incorporated 
in  the  design  of  the  project,  especially  in  the  number  of 
units  per  entrance,  sense  of  personal  space,  and  the 
ability  of  residents  to  effect  self-policing  of  the  grounds 
and  immediate  surroundings. 

IV.  LANDSCAPING: 

A.  A  complete  Landscaping  Plan  is  required  for  all  residential 
buildings  in  RA  districts.     This  plan  should  specify  the 
location,  type  and  size  of  all  proposed  plant  types. 
Special  attention  should  be  paid  to  the  climate,  topography, 
existing  on  site  and  adjacent  site  landscaping  and  views. 

B.  Plant  materials  should  be  selected  for  their  compatibility 
with  the  climate,  location  and  other  forms  of  plant 
materials  in  use  in  the  neighborhood. 

C.  A  minimum  of  one  15  gallon  street  tree  should  be  planted 
along  each  20  feet  of  lot  frontage. 

V.  OPEN  SPACE: 

A.      Open  space  should  serve  the  needs  of  the  occupants,  and  be 
provided  in  such  a  way  that  it  compliments  not  only  the 
building  design  but  the  surrounding  neighborhood  as  well. 
Maximum  use  should  be  made  of  creditable  open  space  features 
listed  on  Table  A.     Buildings  in  areas  having  a  high  need 
for  open  space  should  provide  a  greater  percentage  of  common 
useable  open  space,  than  private  useable  open  space. 
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Additionally,  on  sites  in  areas  identified  in  the  San 
Francisco  Master  Plan  as  "high  need"  open  space  areas 
provisions  should  be  made  for  public  access  of  major 
on-site  open  space  areas,  whenever  possible. 

B.      Alteration  of  conventional  lot  patterns  is  encouraged, 
in  large  developments,  to  allow  for  a  reduction  of  the 
number  of  large  privately  fenced  rear  yard  areas  in 
favor  of  more  common  outdoor  open  space.     Such  space 
should  be  improved  with  appropriate  landscaping  materials 
and  recreation  facilities  for  the  occupants  of  the 
development. 

VI.     ENVIRONMENTAL  CONSIDERATIONS: 

Alternate  forms  of  energy  producing  devices  such  as  solar 
collectors  and  wind  generators    are  encouraged.  However, 
these  devices  should  be  incorporated  into  the  design  of 
new  buildings  and  should  not  be  offensive  to  adjacent 
property  owners.     Roof  top  devices  should  be  visually 
screened  from  view;  and  rear  yard  devices,  if  in  the 
required  open  rear  yard  area,  cannot  occupy  more  than  100 
square  feet  of  open  rear  yard  area  nor  exceed  a  height 
of  15*0".     Such  devices  will  require  the  Department  of 
City  Planning  approval  prior  to  installation. 
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RM  -  MIXED  HOUSE  AND  APARTMENT  BUILDING  CHARACTER  DISTRICTS 
DEVELOPMENT  GUIDELINES 


These  Guidelines  have  been  prepared  to  assist  designers  and  developers  of 
residential  projects  within  the  RM  -  Mixed  (House  and  Apartment  Building)  Character 
Districts  of  San  Francisco.     These  are  neighborhood  districts  with  a  mix  of  houses 
and  apartment  buildings.     In  most  instances  the  majority  of  dwellings  are  apart- 
ments but  many  houses  also  exist.     Generally  the  dwellings  in  these  areas  are 
approximately  25  feet  wide,  and  most  of  the  dwellings  are  40  feet  or  less  in  height. 
Although  some  areas  also  have  a  significant  number  of  wider  and  taller  buildings. 
There  is  great  variety  in  the  amount  and  nature  of  open  space  provided  for 
individual  dwellings.     The  majority  of  dwellings  in  these  areas  were  built  before 
provision  of  off-street  parking  was  required  by  the  City,  and  there  is  a  high 
demand  for  on-street  parking.     The  mixed  character  districts  tend  to  provide 
housing  for  a  wide  variety  of  household  types.     Interesting  social  and  economic 
diversity  is  likely  to  be  found  in  this  type  of  area.     Housing  units  vary  in  size, 
from  large  units  suitable  for  long-term  occupancy  by  families  with  children,  to 
smaller  units  suitable  for  occupancy  by  single  persons.     The  purpose  of  the  RM 
District,  therefore,  is  to  provide  a  zoning  classification  which  ensures  that  new 
dwellings,  particularly  apartment  buildings,  will  blend  with  the  existing  houses 
and  apartment  buildings  in  the  surrounding  neighborhood.     The  guidelines  provide 
the  criteria  necessary  to  achieve  that  goal. 

I.       ARCHITECTURAL  CHARACTER: 

A.      Building  design  should  respect  and  be  complimentary  to  the 
existing  architectural  character  of  the  surrounding 
neighborhood,  this  can  be  accomplished  by: 


-  Providing  a  transition  or  blending  of  new  buildings  or 
alterations,  with  the  adjacent  buildings.     This  blend- 
ing should  reflect  or  compliment  the  height,  style  or 
period,  materials  and  color  (s)  of  the  adjacent 
buildings. 

-  Avoiding  the  use  of  building  designs  which  would 
adversely  alter  an  existing  block  pattern  or  rhythm,  or 
result  in  the  introduction  of  incompatible  designs. 

-  Using  the  same  quality  of  architectural  treatment  and 
materials  on  the  facades,  and  exposed  side  walls  as  on 
the  front  facade. 

-  Providing  a  continuous  vertical  building  step  or  setback 
in  the  area  of  the  front  entry. 


-  In  larger  development,  in  excess  of  four  lots,  facade 
designs  and  floor  plans  should  be  varied. 
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B.  Building  designs  should  reflect  residential  character 
rather  than  apartment  character,  when  appropriate. 

C.  Garage  doors  should  be  reduced  in  width  to  approximately 
12' 0",  and  de-emphasized  as  a  design  element.     This  can  be 
accomplished  by  the  use  of  an  inset  door  or  a  door  treated 
with  materials  or  colors  similar  or  complimentary  to  the 
building.     In  addition,  tandem  parking  is  allowed  in  RH 
Districts,  vhich  should  allow  for  the  reduction  of  garage 
door  widths. 

II.     ARCHITECTURAL  SCALE: 

A.  Heights  should  be  determined  by  averaging  the  heights 
of  the  two  nearest  adjoining  buildings.     (Minimum  25' 0" 
height) . 

B.  Designs  which  emphasize  building  mass  should  be  avoided, 
mass  should  reflect  the  residential  scale  of  the 
neighborhood. 

C.  Facade  designs  should  be  articulated  through  the  use  of 
either  bay  windows,  entries,  garage  doors,  balconies  or 
decks,  or  detailed  window  and  roof  treatments.  In 
addition,  a  building  width  module  of  approximately  25 '0" 
should  be  maintained,  within  this  module  a  facade  setback 
equal  to  at  least  1/3  of  the  facade  width,  and  not  less 
than  3'0"  in  depth  as  measured  from  the  front  property 
line  must  be  developed.     Garage  doors  or  drive-ways  should 
not  occupy  any  portion  of  this  facade  setback  or  step.  The 
facade  setback  should  compliment  adjacent  setbacks. 

III.     DWELLING  UNIT  CONSIDERATIONS: 

A.      Dwelling  units  should  be  designed  to  encourage  long  term 
occupancy  by  a  wide  range  of  household  types,  this  can  be 
accomplished  by: 

-  Developing  flexible  floor  plans  which  will  allow  for  the 
changing  needs  of  tenants. 

-  Providing  convenient  in-building  services  such  as: 
Laundry  rooms,  storage  areas,  hobby  areas,  elevators, 
trash  services  and  on  site  parking  for  bicycles  or 
motorcycles  as  well  as  cars. 

-  Designing  units  which  provide  tenants  or  owners  with: 
Adequate  storage,  closets,  modem  efficient  kitchen  and 
baths,  large  living  and  bedroom  areas,  ample  light  and 
air,  useable  open  space  with  convenient  access. 
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-  Careful  consideration  should  be  made  for  the  safety  of 
residents.     Concepts  for  security  should  be  incorporated 
in  the  design  of  the  project,  especially  in  the  number 
of  units  per  entrance,  sense  of  personal  space,  and  the 
ability  of  residents  to  effect  self-policing  of  the 
grounds  and  immediate  surroundings. 

-  In  larger  developments,  floor  plans  should  be  varied  to 
insure  variety  and  individuality. 

B.  Building  design  and  construction  techniques  should  be  used 
to  reduce  sound  transmission  from  outside  the  building  and 
between  individual  units. 

C.  High  quality  materials  should  be  used  to  minimize  long  term 
maintenance  needs. 

IV.  OPEN  SPACE: 

A.  Open  space  should  serve  the  needs  of  the  occupants  and  be 
provided  in  such  a  way  that  it  compliments  not  only  the 
dwelling  units'   floor  plan  and  the  building  design,  but 
the  surrounding  neighborhood  as  well.     Creditable  Useable 
Open  Space  should  be  designed  and  placed  to  maximize  its 
relationship  to  sunlight  and  air,  wind,  shadow,  climate, 
existing  major  landscaping  and  topography.     Maximum  use 
should  bemade  of  the  Creditable  Useable  Open  Space 
Features  listed  on  Table  A  (attached) . 

B.  Alteration  of  conventional  lot  patterns  is  encouraged  in 
larger  developments,  to  allow  for  a  reduction  of  the 
number  of  large  privately  fenced  rear  yard  areas  in  favor 
of  more  common  outdoor  open  space.     Such  space  should  be 
improved  with  appropriate  landscaping  materials  and 
recreation  facilities  for  the  occupants  of  the  development. 
In  areas  of  the  city  where  a  high  need  for  open  space 
exists,  public  access  to  on-site  open  space  should  be 
permitted,  whenever  possible. 

V.  LANDSCAPING: 

A.  A  minimum  of  one  15  gallon  street  tree  for  each  20 '0"  of 
lot  frontage. 

B.  Plant  materials  should  be  selected  for  their  compatibility 
with  the  climate,  location  and  other  forms  of  plant  materials 
in  use  in  the  neighborhood. 

VI.  ENVIRONMENTAL  CONSIDERATIONS: 

Alternate  forms  of  energy  producing  devices  such  as  solar 
collectors  and  wind  generators  are  encouraged.  However, 
these  devices  should  be  incorporated  into  the  design  of 
new  buildings  and  should  not  be  offensive  to  adjacent 
property  owners.     Roof  top  devices  should  be  visually 
screened  from  view;   and  rear  yard  devices,  if  in  the 
required  open  rear  yard  area,  cannot  occupy  more  than  100 
square  feet  of  open  rear  yard  area  nor  exceed  a  height  of 
15' 0".     Such  devices  will  require  the  Department  of  City 
Planning  approval  prior  to  installation. 


■VN  FRASOSCO 


S  DEPARTMENT  OF  CITY  PLANNING 


100  LARKIN  STREET    SAN  FRANCISCO.  CALIFORNIA  94102 


Z 


2 
< 


RESIDENTIAL  ZONING  STUDY 


Kay  20,  1976 


z 


iSDNVHd  NVS  C 


RH  -  RESIDENTIAL  HOUSE  CHARACTER  DISTRICTS 
DEVELOPMENT  GUIDELINES 


These  Guidelines  have  been  prepared  to  assist  designers  and  developers  of 
residential  projects  within  the  RH  (Residential  House  character)  Districts  of 
San  Francisco.     These  are  neighborhood  districts  in  which  the  predominant  character 
of  development  is  that  typical  of,  and  identified  as,  a  house ,  i.e.,  a  building 
that  serves  as  living  quarters  for  one  or  a  few  households.     In  many  areas  these 
houses  were  originally  built  for  single-family  occupancy,-  in  other  cases  they  were 
built  as  two  or  three-family  houses,  usually  in  the  form  of  flats.     This  category 
of  residential  area  is  particularly  suitable  for  families  with  children,  who  may 
desire  large  dwelling  units,  relatively  large  amounts  of  private  outdoor  space, 
and  proximity  to  other  families  with  children.     This  type  of  area,  particularly 
where  buildings  have  two  or  more  units,  also  provides  housing  for  other  household 
types  such  as  elderly  couples,  young  couples  without  children  and  single  indi- 
viduals, who  may  prefer  a  family-oriented,  relatively  low-density  neighborhood. 
The  purpose  of  the  RH-District,  therefore,  is  to  provide  a  zoning  classification 
which  ensures  that  new  construction  or  the  conversion  and/or  remodeling  of 
existing  structures  results  in  a  housing  type  suitable  for  family  occupancy  or  by 
persons  desiring  to  live  in  such  a  district.     These  guidelines  provide  criteria 
which  help  achieve  that  goal. 

I.       ARCHITECTURAL  CHARACTER: 

A.  Building  designs  should  reflect  house  character  rather  than 
an  apartment  character. 

B.  Building  designs  should  respect  and  be  complimentary  to  the 
existing  architectural  character  of  the  surrounding  neighborhood, 
this  can  be  accomplished  by: 


-  Adapting  the  predominant  architectural  character  of  the  block 
or  neighborhood  to  the  design  of  the  new  building (s)  or 
alteration. 

-  Us  ing    building  materials  and  colors  typical  or  complimentary 
to  the  block  or  neighborhood.     High  quality  materials  should 
be  used  to  minimize  long  term  maintenance  needs. 

-  Avoiding  the  use  of  building  designs  which  would  adversely 
alter  an  existing  block  pattern  or  rhythm  or  result  in  the 
introduction  of  incompatible  designs. 

-  Providing  a  transition  or  blending  of  new  buildings  or 
alterations,  with  the  adjacent  buildings.     This  blending 
should  reflect  and  compliment  the  height,  style  or  period  and 
the  materials  and  colors  of  the  adjacent  buildings. 
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-  Providing  the  same  quality  of  treatment,  and  possibly 
the  same  building  materials  on  the  rear  and  exposed  side 
walls  as  on  the  front  facade. 

II.     ARCHITECTURAL  SCALE: 

A.  In  single-family  and  two-family  districts  a  maximum  height 
limit  of  30' 0"  must  be  observed  unless  unusual  topography 
or  juxtaposition  of  existing  buildings  warrants  approval 
of  a  higher  limit,  up  to  40  feet,  as  a  conditional  use. 

B.  Required  setbacks  should  be  incorporated  into  the  design 

of  building  facades,  and  be  complimentary  to  the  prevailing 
neighborhood  pattern  or  site  area.  Landscaping  is  required 
and  must  be  reviewed  and  approved  by  the  Department  of  City 
Planning  prior  to  issuance  of  the  building  permit. 

C.  Designs  which  emphasize  building  mass  should  be  avoided, 

mass  should  reflect  the  residential  scale  of  the  neighborhood. 

D.  Facades  should  be  broken  up  by  the  use  of  bay  windows, 
building  entries,  setbacks,  building  steps,  balconies  or 
decks,  and  detailed  window  treatments. 

E.  Garage  doors  should  be  reduced  in  width  to  approximately 
12*0",  and  de-emphasized  as  a  design  element.     This  can  be 
accomplished  by  the  use  of  an  inset  door  or  a  door  treated 
with  materials  ar  colors  similar  or  complimentary  to  the 
building. 

F.  Building  widths  should  reflect  the  predominant  neighbor- 
hood lot  widths  (most  often  25 '0");  in  certain  circumstances 
a  building  width  less  than  25' 0"  but  not  less  than  16 '0"  may 
be  approved  as  a  conditional  use.     This  reduced  building 
width  may  be  used  to  provide  single  family  housing  in  areas 
where  a  high  need  for  such  housing  exists. 

G.  In  larger  residential  developments  (in  excess  of  10  dwelling 
units)"  facade  designs  and  floor  plans  should  be  varied. 

III.     DWELLING  UNIT  CONSIDERATIONS: 

A.       Dwelling  units  should  be  designed  to  meet  the  needs  of 

families  with  children.     Studio,  or  one  bedroom  apartments 
are  not  appropriate  dwelling  units  for  families  and  should 
not  be  developed  within  RH  zoning  districts  except  as 
accessory  dwelling  units. 
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B.      Dwelling  units  for  family  occupancy  should  include  the 
following: 

-  a  minimum  of  three  bedrooms 

-  Two  separate,  complete  bathrooms 

-  Hook-ups  for  laundry  facilities. 

-  Direct  access  to  private  open  space  and  convenient  access 
to  common  open  space.     In  addition,  open  space  should  be 
located  in  such  a  manner  that  adequate  supervision  of 
the  open  space  can  occur. 

-  Secured  storage  area  within  the  building. 

-  Building  design  and  construction  techniques  should  be  used 
to  reduce  sound  transmission  from  outside  the  building (s) 
and  between  individual  dwelling  units. 

-  Careful  consideration  should  be  made  for  the  safety  of 
residents.     Concepts  for  security  snould  be  incorporated 
as  appropriate  in  the  design  of  the  project,  especially 
in  the  number  of  units  per  entrance,  sense  of  personal 
space,  and  the  ability  of  residents  to  effect  self- 
policing  of  the  grounds  and  immediate  surroundings. 

IV.  OPEN  SPACE: 

A.  Open  space  should  serve  the  needs  of  the  occupants  and  be 
provided  in  such  a  way  that  it  compliments  not  only  the 
dwelling  unit  floor  plan  and  overall  building  design,  but 
the  surrounding  neighborhood  as  well.     Creditable  Useable 
Open  Space  should  be  designed  and  placed  to  maximize  its 
relationship  to  sunlight  and  air,  wind,  shadow,  climate, 
existing  major  landscaping  and  topography.     Maximum  use 
should  be  made  of  the  Creditable  Useable  Open  Space 
Features  listed  on  Table  A  (attached) . 

B.  Alteration  of  conventional  lot  patterns  are  encouraged  in 
developments  exceeding  10  dwelling  units,  to  allow  for  a 
reduction  of  the  number  of  large  privately  fenced  rear 
yard  areas  in  favor  of  more  common  outdoor  open  space. 
Such  space  should  be  improved  with  appropriate  landscaping 
materials  and  recreation  facilities  for  the  occupants  of 
the  development.     In  areas  of  the  city  where  a  high  need  for 
open  space  exists,  public  access  should  be  permitted, 
whenever  possible. 

V.  ENVIRONMENTAL  CONSIDERATIONS: 

Alternate  forms  of  energy  producing  devices  such  as  solar 
collectors  and  wind  generators  are  encouraged.  However, 
these  devices  should  be  incorporated  into  the  design  of 
new  buildings  and  should  not  b~  offensive  to  adjacent 
property  owners.     Roof  top  devices  should  be  visually 
screened  from  view;  and  rear  yard  devices,  if  in  the 
required  open  rear  yard  area,  cannot  occupy  more  than  100 
square  feet  of  open  rear  yard  area  nor  exceed  a  height  of 
15' 0".     Such  devices  will  require  the  Department  of  City 
Planning  approval  prior  to  installation. 
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TYPICAL    BUILDING    LENGTH    AVERAGING  SITUATIONS: 


1.      Adjacent   building    lengths   are   both   equal    to  or   less  uhan 
the   Standard   Building   Area    (No   adjacent  set-backs) 


Street 


Required  Open   Space   Area,  equal 
to    25%   of   the   lot  depth   as  meas- 
ured   from   txie   rear  property  line. 

Transferable   Open   Space  Area 


Standard   Building  Area: 
New   building   would  be   allowed  to 
build   up   to   the   Transferable  Open 
Space  Area   as   a   right,    however  no 
development   would  be   allowed  within 
the   Transferable   Open   Space  Area 
since   both   adjacent  buildings  are 
less   than   the   Standard  building 
Area  length. 


2.      Adjacent   building    lengths    are   both   equal    to   or   greater  than 
the  Maximum   Buildis.j   Area    (Standard   Building   Area   and  Trans- 
ferable  Open   Space   Areas    combined)  . 


Street 


Required   Open   Space  Area,  equal 
to    25%   of    the    lot   depth   as  meas- 
ured   from   the    rear   property  line. 

Transferable   Open   Space  Area 


Standard   Building  Area: 
New  building   could  be  developed 
up   to   the   Maximum  Building  Area, 
but   could   not   extend   into  the 
Required   Open   Space   Area.  Bay 
windows,    decks    etc.    would  be 
allowed    limited   projection  into 
the   Required   Open   Space  Area. 
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3.      Adjacent   building  lengths 
Length  Aver.;qing    to  occur 


are  unequal,  allowing  Building 
(No   adjacent  set-backs). 


Required   Open   Space  Area,  equal 
to    25%   of    the    lot   depth   as  meas- 
ured  from   the   rear  property  line. 

Transferable   Open   Space  Area 


Standard   Building  A^;a: 
New   building   could  be   developed  to 
the    "Averaged"   length  of  the  two 
adjacent  buildings,    subject  to 
the    following  criteria: 


— ^ 

Proper  ty  ' 
Lin.:  "A" 

BUILDING  LENGTH 


Property 
Line    " 3 " 


VEkACING    METHOD:     "STRAIGHT    LINE  AVERAGING" 


Property   Line   A:      In   this   sJtuation    the   adjacent  building 
length   along   Property   Line   A   is    less    than   the  Standard 
Building   Area    length,    therefore    the   averaging   point  along 
Property   Line   A  would  be   equal    to   the   Standard  Building 
Area   length,    in    this   case   6  b ' -  0 "  . 


Property   Line   B  : 
length   along  Prop 
Building   Area,  th 


In 


h  i  a 

s 

l 

Lin 

e 

b 

re 

th 

to 

th 

e 

uation   the   adjacent  building 
is   greater    than    the  Maximum 
averaging   point   along  Property 


in   this    case  90'-0". 


D, 


Method   of   Averaging:      To   calculate    the    Averaged  Building 
Length,    ADD  Property   Line   A's   averaging   point   depth  (bS'-O") 
and   Property    Line    B's    averaging   point   depth    (9O'-0")  ' 
together,    for   a    total    of    155'-0",    DIVIDE    that   sum   by  two, 
the   resulting   number   equals    the   allowable   Averaged  building 
Length,    in    this    case    77' -6". 

The  extent  of  the  projection  of  adjacent  buildings  for  purposes 
of  measurement  shall  not  include  any  projections,    from  the 
building  wall  of  the  adjacent  buildings  such  as  bay's  or 
balconies,   nor  shall  it  include  any  accessory  structures,  such 
as  garages,    storage  sheds  or  separate  secondary  dwelling 
units" . 
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Building  lengths  may  be 
wit  1.  in   the  Transferable 


developed  in  an  irregular  manner 
Open   Space   Area  provide..: 


"that    the   area   of    the   resulting   averaging  shall 
be   at    least   equal    to   the   product   of   the  width 
of   the   subject  property   along   the  Transferable 
Open  Space   Area    times    the   averaged  building 
dept  i  within   the   Trans:  -.rable   open   Space  Area; 
and  provided   further   that   a   portion   of  the 
resulting   averaging   area   on   the    subject  prop- 
erty  shall   be   directly   exposed   laterally  to 
the   adjacent   building    having    the  shortest 
length . " 


Required   Open   Space   Area,  equal 
to    25%   of    the   lot   depth   as  meas- 
ured   from   the   -ear  propercy  line. 

Tra.isf  erable   Open  Space  Area 
showing    "Irregular  Averaging" 

Standard   Building  Area: 
New   building   could  be  developed 
as    the    "Average"    length  of  the 
two  adjacent  building w ,  subject 
to   the   abova   criteria.  ... 
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4.      Unequal    Adjacent    Lot  Depths; 


Sh^rt   lot  adjacent    to  deeper   lot  (s)  . 

Full  averaging  would  be  allowed  within  the  Transferable 
Open   Space   Arm,    subject    to   Building    Length  Averaging. 


Required   Open   Space   Area,  equal 
to    2  5%    of    the    lot   depth   as  meas- 
ured   irom   the    rear   property  line 

Transferable    Open   Space  Area 


Standard   Building  Area: 

Full    "Building   Length  Averaging" 

would    t»e  allowed. 


S  tree t 

B.      Beep    lot    adjacent    to    shorter    lot(s)  . 

Averaging   would   generally   not   occur,    since   in  most 

situations    adjacent   building    lengths   would  be  less 

than    the    subject    lota    Standard   Building   Area.  The 

net  result  would  be  a  building  with  a  simular  length 
as    an    Interim   Coniol  building. 


S  tree  t 


Required    Open   Space   Area,  equal 
to    25%   of    the    lot   depin   as  meas- 
ured  from   the   rear  property  line 

Transferable   Open   Space  /.rea 


Standard   Building  Area: 

New   building    length   simular  to 

the    Interim   Control  buiiaing 


length. 


Slit  et 


